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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property is located at the northwest corner of Lowry Ave NE 
and 2nd St NE. The property is just under one acre in area and there are two existing commercial buildings. Both 
properties are zoned I2 Medium Industrial District. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The surrounding properties include a variety of commercial, 
industrial and residential uses. Properties to the east include Clare Housing, a supportive housing use established 
in 2017, and the future development for Red Cow, approved in 2019. The properties to the north and west are 
industrial. Properties along Lowry Ave NE are a combination of commercial and low- to medium-density 
residential. Lowry Ave NE is a Goods and Services Corridor. 

  

PROJECT DESCRIPTION. There are two existing buildings on the site that will be demolished and the applicant is 
proposing to construct a new seven-story, mixed use building. The proposed building would have 209 residential 
dwelling units on floors three through seven and residential amenities along Lowry Ave NE. The applicant is 
proposing a combination of studio, alcove, one- and two-bedroom units. There are two maker spaces, each 
approximately 800 sq. ft. in area, a bike lounge and a pet spa along 2nd St NE. The first and second floor will include 
structured parking with 144 parking stalls and 11 tandem stalls. 

The building uses a mix of brick, metal panel, and cementitious panel for the exterior cladding. The primary corners 
are defined by standing seam, rust colored metal panel. The rest of the exterior uses a combination of white and 
dark gray cementitious panel. The high contrast adds depth and vitality to the design without using too many 
materials. The building is set back from Lowry Ave NE on the top floor to provide visual relief. The streetscape has 
defined areas on the building exterior for commissioned local street art to be curated by local artists. 

The existing parcels are zoned I2 Medium Industrial District and BFC6 Corridor 6 Built Form Overlay District. 
Residential uses are prohibited in the I2 District and the applicant is seeking a rezoning of both parcels to C3A 
Community Activity Center District.  

The proposed seven-story structure is subject to site plan review. Additionally, the height is limited to six stories 
or 84 feet, whichever is less, in the BFC6 Corridor 6 Built Form Overlay District. The applicant has the option to 
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apply to increase the maximum height administratively by providing adequate premiums as identified in Table 
552-10 Allowed Height Increase. Premiums provided shall comply with the standards of section 552.540, Height 
Increase Premiums. The applicant is proposing to exceed the on-site requirement for Inclusionary Zoning as a 
proposed amenity. Further, the applicant also intends to comply with a performance standard (LEED, PHIUS, EGC, 
etc.) that achieves the Minnesota Sustainable Building 2030 (SB 2030) 2010-2014 Energy Standard, a sixty (60) 
percent energy/carbon reduction from the 2003 Average Building Baseline. The applicant would qualify for two 
premiums, which would allow for the administrative height increase from six stories, 84 feet, to eight stories, 112 
feet. The applicant is proposing the height of the structure at seven stories, 79 feet. The applicant is also proposing 
three Floor Area Ratio (FAR) bonuses to achieve a maximum FAR of 4.97. 

PUBLIC COMMENTS. Staff has received public comments regarding the proposed project and they are attached 
to the staff report. Any additional correspondence received prior to the public meeting will be forwarded on to 
the Planning Commission for consideration.  

ANALYSIS 

REZONING 
The Department of Community Planning and Economic Development has analyzed the application for a petition 
to rezone the properties at 125 Lowry Ave NE and 2512 2nd St NE from I2 Medium Industrial District to C3A 
Community Activity Center District based on the following findings: 

 Whether the amendment is consistent with the applicable policies of the comprehensive plan. 

The proposed zoning would be consistent with the applicable guidance and policies of Minneapolis 2040 
(2020): 

Future Land Use Guidance Staff Comment 

Corridor Mixed 
Use Corridor Mixed Use serves a larger market 

area than Neighborhood Mixed Use, and 
may have multiple competing uses of the 
same type. Commercial zoning is 
appropriate, mixed use multi story 
development is encouraged, and 
contiguous expansion of commercial zoning 
is allowed. 

The subject property is zoned I2 
Medium Industrial District. The 
applicant is proposing to rezone 
the property to C3A Community 
Activity Center District to allow 
greater flexibility for land uses, 
including residential, commercial 
and offices.  
 

Goods and 
Services 
Corridor 

Guidance Staff Comment 

Lowry Ave NE Goods and Services Corridors serve two 
purposes: 1) To indicate where commercial 
uses should front in relation to properties 
guided for commercial future land uses, 
and 2) In addition to the guidance for the 
mixed use land use categories found in this 
section, Goods and Services Corridors 
identify where the establishment or 
expansion of commercial uses can be 
considered. Properties immediately 

The future land use designation is 
Corridor Mixed Use which 
encourages but does not require 
commercial uses. Lowry Ave NE is 
a Goods and Services Corridor. The 
applicant is proposing two maker 
spaces (art studios) along 2nd St 
NE, which would be available to 
artists in the surrounding 
community. The applicant is 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIZOAM_525.280FIREPLCOZOAM
https://minneapolis2040.com/
https://minneapolis2040.com/
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adjacent to a Goods and Services Corridor 
may be considered for commercial activity, 
allowing for uses similar in scale and scope 
to the Neighborhood and Corridor Mixed 
Use categories. 

proposing amenity spaces along 
Lowry Ave NE which could be 
converted to retail or commercial 
uses in the future. 

Built Form 
Guidance 

Guidance Staff Comment 

Corridor 6 New and remodeled buildings in the 
Corridor 6 district should reflect a variety of 
building types on both moderate and large 
sized lots. Building heights should be 2 to 6 
stories. Building heights should be at least 
2 stories in order to best take advantage of 
the access to transit, jobs, and goods and 
services provided by the Corridor 6 district. 
Requests to exceed 6 stories will be 
evaluated on the basis of whether or not a 
taller building is a reasonable means for 
further achieving Comprehensive Plan 
goals. 

The applicant is proposing to 
construct a seven-story, mixed-use 
building and has applied for a 
height premium. Staff is 
recommending approval of the 
height premium as analyzed  
below. 

The following policies and action steps from Minneapolis 2040 (2020) apply to this proposal: 

Policy 1. Access to Housing: Increase the supply of housing and its diversity of location and types. 

a. Allow housing to be built in all areas of the city, except in Production and Distribution areas. 

b. Allow the highest-density housing in and near Downtown. 

c. Allow multifamily housing on public transit routes, with higher densities along high-frequency routes 
and near METRO stations. 

f. Encourage inclusion of units that can accommodate families in new and rehabilitated multifamily 
housing developments. 

Policy 2. Access to Employment: Support employment growth downtown and in places well-served by 
public transportation. 

a. Establish minimum development densities for downtown and areas served by regional transit lines 
to ensure that enough land is available to accommodate projected employment growth. 

Policy 3. Production and Processing: Expand and maintain areas for production, processing, and 
distribution of products, services, and ideas. 

j. To ensure employment opportunities are provided in areas well-served by transit and mixed-use 
development, allow production and processing uses in Commercial Mixed Use areas while 
controlling for potential negative externalities through building and site design. This includes 
potentially designating certain identified areas to emphasize employment goals. 

p. Promote business investment and expansion through site assembly, clearance and redevelopment 
in strategic areas. 

Policy 4. Access to Commercial Goods and Services: Improve access to goods and services via walking, 
biking and transit. 

d. Require commercial retail to be incorporated into new buildings in select areas of the city with the 
highest residential densities, highest pedestrian traffic, and most frequent transit service. 

https://minneapolis2040.com/
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e. Allow for increased housing supply within and adjacent to Commercial areas. 

f. Allow a full range of uses in Commercial areas intended to provide goods and services to 
surrounding communities. 

i. To ensure employment opportunities are provided in areas well-served by transit and mixed-use 
development, allow production and processing uses in Commercial Mixed Use areas while 
controlling for potential negative externalities through building and site design. This includes 
potentially designating certain identified areas to emphasize employment goals. 

The applicant is proposing a mixed-use building with high density residential along Lowry Ave NE, a Goods and 
Services Corridor. The proposed rezoning is from I2 Medium Industrial District to C3A Community Activity 
Center District to allow greater flexibility for land uses, including residential, commercial and offices, 
consistent with the Corridor Mixed-Use future land use designation. The existing site has two underutilized 
commercial buildings and the applicant is proposing two maker spaces within the building along 2nd St NE. 
These spaces will be available to artists in the nearby community. In addition, the applicant is proposing two 
story residential amenity spaces along Lowry Ave NE, which could be converted to commercial uses in the 
future.   

 Whether the amendment is in the public interest and is not solely for the interest of a single property owner. 

The proposed rezoning is not solely for the interest of the property owner. Rezoning of the site to C3A will 
allow for redevelopment of underutilized property in a manner consistent with comprehensive plan policies 
that call for high-density residential, employment options, pedestrian-friendly and transit-oriented 
development. 

 Whether the existing uses of property and the zoning classification of property within the general area of the 
property in question are compatible with the proposed zoning classification, where the amendment is to 
change the zoning classification of particular property. 

The surrounding properties include a variety of commercial, industrial and residential uses, with a 
combination of primary commercial zoning including C1, C2, and C4, and I1 and I2 industrial zoning. In large 
part the properties along Lowry Ave NE are also zoned BFC6 Corridor 6 Built Form Overlay District. The 
properties along Lowry Ave NE are predominately designated as Corridor Mixed Use and the City is beginning 
to change its zoning rules to match the development guidelines that the City Council already approved with 
Minneapolis 2040. This technical process will take several years and will include updating the base zoning 
classification of every property in the city to match Minneapolis 2040 land use policies. Staff finds that the 
proposed rezoning to C3A will complement the existing uses of property and zoning classifications in the 
general area and will be compatible with future zoning as a result of the city-wide rezoning study. 

 Whether there are reasonable uses of the property in question permitted under the existing zoning 
classification, where the amendment is to change the zoning classification of particular property. 

The I2 Medium Industrial District is established to provide locations for medium industrial uses and other 
specific uses which have the potential to produce greater amounts of noise, odor, vibration, glare or other 
objectionable influences than uses allowed in the I1 District and which may have an adverse effect on 
surrounding properties. The I2 District prohibits residential uses. While there are reasonable uses of the 
property permitted under the existing zoning classification, the proposed rezoning to C3A is more consistent 
with Minneapolis 2040, the comprehensive plan, and would bring the proposed use of the property into 
conformance with the zoning ordinance. 

 Whether there has been a change in the character or trend of development in the general area of the property 
in question, which has taken place since such property was placed in its present zoning classification, where 
the amendment is to change the zoning classification of particular property. 
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On December 18, 2020, the Minneapolis City Council adopted the built form overlay zoning districts and 
associated zoning code amendments to reflect the policies in Minneapolis 2040. As required by state law, the 
City has begun to review land uses and zoning districts to match the development guidelines that the City 
Council already approved with Minneapolis 2040. This process will take several years and will include updating 
the zoning classification of every property in the city to match the land use policies in Minneapolis 2040. The 
future land use designation for this property is Neighborhood Mixed Use, which states that commercial zoning 
is appropriate. Therefore, staff finds that the proposed rezoning to C3A is more consistent with Minneapolis 
2040, the comprehensive plan. 

SITE PLAN REVIEW 
The Department of Community Planning and Economic Development has analyzed the application based on the 
required findings and applicable standards in the site plan review chapter: 

Applicable Standards of Chapter 530, Site Plan Review 

BUILDING PLACEMENT AND DESIGN 

Building placement – Requires alternative compliance 

• The first floor of the building is located within eight feet of the corner lot line abutting Lowry Ave NE; 
however, the building is setback eight feet six inches along the front lot line abutting 2nd St NE. The applicant 
is seeking alternative compliance.  

Principal entrances – Meets requirements 

• The proposed project would comply with the principal entrances standards. 

Visual interest – Requires alternative compliance 

• There are blank, uninterrupted walls exceeding 25 feet in length. The applicant has requested alternative 
compliance.  

Exterior materials – Meets requirements 

• The applicant is proposing brick, cementitious panel (Hardie Review Panel System), and metal panel as the 
building’s primary exterior materials. Exterior material or balcony changes at a later date may require review 
by the Planning Commission and an amendment to the site plan review. 

Percentage of Exterior Materials per Elevation 

Material Allowed Max North South East West 

Brick (face) 100% 28% 5% 18% 23% 

Glass 100% 27% 33% 35% 27% 

Fiber Cement (≥ 5/8”) 75% 41% 39% 30% 39% 

Metal Panel 75% 4% 23% 17% 11% 

Windows – Meets requirements 

• The proposed project would comply with the minimum window requirements. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.70REFISIPLRE
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Window Requirements for Residential Uses 

Floor Requirement Proposed 

1st floor – Facing 
Lowry Ave NE 20% minimum 383 sq. ft. 36% 688 sq. ft. 

2nd floor and above 10% minimum 191 sq. ft. 34% 650 sq. ft. 

 

1st floor – Facing 2nd 
St NE 20% minimum 354 sq. ft. 35% 633 sq. ft. 

2nd floor and above 10% minimum 250 sq. ft. 48% 1213 sq. ft. 

Window Requirements for Non-Residential Uses 

Floor Requirement Proposed 

1st floor – Facing 2nd 
St NE 30% minimum 245 sq. ft. 36% 294 sq. ft. 

Ground floor active functions – Meets requirements 

• The proposed project would comply with the ground floor active functions requirements. 

Roof line – Meets requirements 

• The principal roof line of the building would be similar to that of surrounding buildings.  

Parking garages – Meets requirements 

• The proposed parking garage would comply with the applicable site plan review standards. 

ACCESS AND CIRCULATION 

Pedestrian access – Meets requirements 

• There would be clear and well-lit walkways at least four feet in width connecting building entrances to the 
adjacent public sidewalk and on-site parking facilities. 

Transit access – Meets requirements 

• No transit shelters are proposed as part of this development. 

Vehicular access – Meets requirements 

• The proposed project would comply with the vehicular access requirements. 

LANDSCAPING AND SCREENING 

General landscaping and screening – Requires alternative compliance 

• The applicant is not proposing at least one canopy tree per 500 square feet of the required landscaped area, 
including all required landscaped yards. The tree requirement for the site is two and the applicant is 
proposing a total of 6 canopy trees, but they are all located in the public right-of-way. The applicant is seeking 
alternative compliance.  

• The applicant is not proposing at least one shrub per 100 square feet of the required landscaped area, 
including all required landscaped yards. The shrub requirement for the site is seven and the applicant is 
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proposing 30 shrubs, but they are all located in the public right-of-way. The applicant is seeking alternative 
compliance.  

Landscaping and Screening Requirements 

Requirement Required Proposed 

Lot Area -- 43,311 sq. ft. 

Building Footprint -- 40,153 sq. ft. 

Area Not Covered by Buildings -- 3,158 sq. ft. 

Landscaped Area 631.6 sq. ft. 641.6 sq. ft. 

Canopy Trees (1:500 sq. ft.) 2 trees 0 trees 

Shrubs (1:100 sq. ft.) 7 shrubs 0 shrubs 

Parking and loading landscaping and screening – Not applicable 

• There is no surface parking proposed for the site, so the site in not subject to the screening and landscaping 
requirements for parking areas per section 530.170.  

Additional landscaping requirements – Meets requirements 

• The project appears to comply with the additional landscaping requirements in sections 530.180, 530.190, 
530.200, and 530.210 of the zoning code. 

ADDITIONAL STANDARDS 

Concrete curbs and wheel stops – Not applicable 

• There are no surface parking spaces proposed on the site. 

Site context – Meets requirements 

• The proposed project would comply with the site context requirements. 

Crime prevention through environmental design – Meets requirements 

• The proposed project would comply with crime prevention through environmental design (CPTED) standards. 

Historic preservation – Not applicable 

• This site is neither historically designated or located in a designated historic district, nor has it been 
determined to be eligible for designation. 

Applicable Regulations of the Zoning Ordinance 

Off-street Parking and Loading – Meets requirements 

• The proposed project complies with the applicable vehicle parking, bicycle parking, and loading 
requirements. 

Vehicle Parking Requirements Per Use (Chapter 541) 

Use Minimum Reductions Minimum Maximum Proposed 

General Retail 
Sales and Services 0 -- 0 8 0 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH541OREPALO_ARTIIISPOREPARE_541.170SPOREPARE
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(800 sq. ft. each) 

Residential 
Dwellings 
(209 units) 

209 
Transit 

Incentives 
(105) 

104 -- 156 

 -- -- 104 -- 156 

Bicycle Parking Requirements (Chapter 541) 

Use Minimum Short-Term Long-Term Proposed 

General Retail 
Sales and Services 
(800 sq. ft. each) 

3 Not less than 
50% -- 3 short-term 

spaces 

Residential 
Dwellings 
(209 units) 

104 -- Not less than 
90% 

106 long-term 
spaces 

Loading Requirements (Chapter 541) 

Use Loading Requirement Loading Spaces Proposed 

General Retail 
Sales and Services 
(800 sq. ft. each) 

Low None None 

Residential 
Dwellings 
(209 units) 

None except that 
multiple-family 

dwellings with 100-
250 units shall 

provide one small 
space 

One small space One small space 

Building Bulk – Meets requirements with Conditions of Approval 

• In the BFC6 district, the maximum floor area ratio (FAR) of principal structures may be increased by 0.65 per 
premium, provided all applicable sections of Chapter 552, Built Form Overlay Districts, are met. The applicant 
is proposing to increase the maximum floor area ratio of the proposed building by providing the required 
premium or premiums listed below, per Tables 552-12 in the zoning code. Staff finds that the project 
complies with the standards of the requested premiums. 

• Staff recommends a condition of approval that, except as allowed by the affordable housing premium, all 
premiums shall be maintained for the life of the principal structure. The length of compliance with the 
affordable housing premium shall be as required by the Unified Housing Policy. 

Floor Area Ratio Premiums Authorized in Interior 3*, Corridor 3,  
Corridor 4, Corridor 6, Transit 10, Transit 15, Transit 20, and Production 

Premium Standards 

Affordable 
housing 

a. The development shall comply with the City’s inclusionary housing requirements by 
providing affordable units on-site rather than utilizing one of the compliance 
alternatives.  

b. The development must include at least twenty (20) dwelling units to qualify for the 
affordable housing bonus. In developments with fewer than fifty (50) units, all 
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inclusionary housing standards that apply to developments with fifty (50) or more units 
shall apply to the development.      

c. The premium value shall be double when the affordable units are on-site and affordable 
at or below thirty (30) percent of the area median income, without income averaging.     

Enclosed 
parking 

a. All off-street parking on the zoning lot, other than temporary drop-off and pick-up 
spaces, shall be located within the building, entirely below grade, or in a parking garage 
of at least two (2) levels.  

b. All drive aisles that facilitate maneuvering into and out of parking spaces shall be located 
within the structure. Exception: In the Interior 3 District, drive aisles and vehicle 
maneuvering areas may be located outdoors. 

Environmental 
sustainability—
climate 
resiliency 

The project shall achieve at least one (1) of the following standards: 
a. Any performance standard (LEED, PHIUS, EGC, etc.) that achieves the Minnesota 

Sustainable Building 2030 (SB 2030) 2010-2014 Energy Standard, a sixty (60) percent 
energy/carbon reduction from the 2003 Average Building Baseline.  The evaluation shall 
be submitted by a certified architect.  Building utility energy and water information shall 
be submitted annually as part of the Minneapolis Energy Benchmarking program. 

b. Not less than forty (40) percent of electricity usage shall be derived from renewable 
energy sources through on-site generation and/or renewable energy credits (RECs). 

*The Interior 3 Built Form Overlay District shall only be eligible for the Enclosed Parking premium and no others. 

Building Bulk Requirements 

 Required Applied Premium(s) Premium 
Value 

Total Proposed 

Lot Area -- -- -- -- 43,311 sq. ft. 

Gross Floor Area -- -- -- -- 215,115 sq. ft. 

Min. Floor Area Ratio 1.0 -- -- -- 

4.97 
Max. Floor Area Ratio 3.4 

1. Affordable housing 
2. Enclosed parking 
3. Environmental 

sustainability – climate 
resiliency  

0.65 (3) 5.35 

Building Height – Meets requirements with Conditions of Approval 

• In the BFC6 district, the maximum height of principal structures may be increased up to a total of 10 stories, 
140 feet, provided all applicable sections of Chapter 552, Built Form Overlay Districts, are met. The applicant 
has submitted an administrative application to increase the maximum height of the proposed building by 
providing the required premium or premiums listed below, per Table 552-14 Height Increase Premiums. Staff 
finds that the project complies with the standards of the requested premiums. 

• Staff recommends a condition of approval that, except as allowed by the affordable housing premium, all 
premiums shall be maintained for the life of the principal structure. The length of compliance with the 
affordable housing premium shall be as required by the Unified Housing Policy. 

Height Increase Premiums 

Premium Standards 
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Affordable 
Housing 

a. The development shall comply with the City’s inclusionary housing requirements by 
providing affordable units on-site rather than utilizing one of the compliance alternatives.  

b. The development must include at least twenty (20) dwelling units to qualify for the 
affordable housing bonus. In developments with fewer than fifty (50) units, all inclusionary 
housing standards that apply to developments with fifty (50) or more units shall apply to 
the development.     

c. The premium value shall be double when the affordable units are on-site and affordable 
at or below thirty (30) percent of the area median income, without income averaging.     

Environmental 
sustainability—
climate 
resiliency     

The project shall achieve at least one of the following standards: 

a. Any performance standard (LEED, PHIUS, EGC, etc.) that achieves the Minnesota 
Sustainable Building 2030 (SB 2030) 2010-2014 Energy Standard, a sixty (60) percent 
energy/carbon reduction from the 2003 Average Building Baseline.  The evaluation shall 
be submitted by a certified architect.  Building utility energy and water information shall 
be submitted annually as part of the Minneapolis Energy Benchmarking program. 

b. Not less than forty (40) percent of electricity usage shall be derived from renewable 
energy sources through on-site generation and/or renewable energy credits (RECs). 

Building Height Requirements 

 Required Applied Premium(s) Premium Value Total Proposed 

Min. 
Height 2 stories, 20 feet -- -- -- -- 

Max. 
Height 

6 stories or 84 
feet, whichever 

is less 

1. Affordable 
housing 

2. Environmental 
sustainability – 
climate resiliency  

1 story, 14 feet 
(2) 

8 stories / 112 
feet 

7 stories / 79 
feet 

Additional Findings for Administrative Height Increase  

The zoning administrator is required to find the following, per section 552.550 of the zoning code: 

 The building furthers principles of human scale design and massing, particularly facing the public realm in the 
lower floors of the building. 

The proposed structure includes active uses at the ground floor facing Lowry Ave NE, a Goods and Services 
Corridor, and along 2nd St NE. The proposed building is located nearest the south property line, along Lowry 
Ave NE, a Goods and Services Corridor. The building is setback approximately 8 feet 6 inches along the front 
property line facing 2nd St NE to improve the pedestrian realm and provide larger sidewalks with landscaping 
and new boulevards.  The first two floors have enclosed parking at the interior of the site and the applicant 
has provided a two-story ground-level that reads as two floors from the exterior. The project has multiple 
entrances and is in compliance with minimum window area. The applicant has stated that the residential 
amenity space along Lowry Ave NE can be converted to commercial spaces in the future. The ground floor is 
designed with exterior materials and building scale and massing that complement the small-scale commercial 
and industrial uses and mid-rise residential uses in the surrounding area. 

 The portion of the building receiving the height increase responds to a change in built form on adjacent 
properties in less intense built form overlay districts with a gradual transition in height and scale. 

The subject property is adjacent to property zoned C4BF Corridor 4 Built Form Overlay District to the north. 
The proposed building is setback 8 feet 7 inches at the northeast corner along the north property line and 25 
feet 2 inches at the northwest corner of the building. Additionally, there is a 30-foot wide public alley between 
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the subject property and the adjacent property to the north, providing additional relief between the proposed 
seven-story building and the Corridor 4 Built Form Overlay property to the north. The proposed height 
increase is only in the number of stories, but is less than the maximum height in feet allowed in the BFC6, 
which is allowed up 84 feet.  The proposed building is 79 feet. Staff finds that the portion of the building that 
is increased from six stories to seven stories responds appropriately to the adjacent Corridor 4 Built Form 
Overlay District.  

 The building form and massing is distributed and oriented in a manner appropriate to the scale and proportion 
of the built surroundings to reasonably address the impact of shadowing on adjacent properties, the public 
realm, and existing solar energy systems, and to allow access to light and air of adjacent properties. 

The building form and massing is distributed and oriented in a manner with respect to the adjacent Corridor 
4 and Corridor 6 Built Form Overlay Districts. The proposed building is located nearest the south property line, 
along Lowry Ave NE, a Goods and Services Corridor. The building is setback approximately 8 feet 6 inches 
along the front property line facing 2nd St NE to improve the pedestrian realm and provide larger sidewalks 
with landscaping and new boulevards.  The building has an interior courtyard facing west and has varied 
setbacks along the north. As previously mentioned, the public alley north of the property is 30 feet wide which 
allows for further separation to adjacent properties, which in turn, minimizes shadowing of adjacent 
properties, demonstrated on the provided shadow studies.  

 Exterior materials are consistent and compatible on all sides of the building. 

The applicant is proposing brick, cementitious panel (Hardie Review Panel System), and metal panel as the 
building’s primary exterior materials. The materials are consistent and compatible on all sides of the building. 

The Zoning Administrator is approving the administrative height increase application based on the required 
findings and proposed premiums, described above. The decision date of the administrative height increase shall 
coincide with the City Planning Commission action on the site plan review application. 

Lot and Residential Unit Requirements – Meets requirements with Conditions of Approval 

• The proposed project would meet the applicable lot and residential unit requirements. 
• The application is subject to Inclusionary Zoning per section 535.90(a) of the zoning code. 

Lot and Residential Unit Requirements Summary 

Requirement Requirement Proposed 

Lot Area 
5,000 sq. ft. min. 

43,560 sq. ft. max. 
43,311 sq. ft. 

Lot Width 40 ft. 275.5 ft. 

Impervious Surface Area 100% max. 96.4% 

Lot Coverage 100% max. 92.7% 

Dwelling Units (DU) -- 209 DUs 

Net Residential Area -- 143,024 sq. ft. 

Yard Requirements – Meets requirements 

• The project would meet the applicable yard requirements. 

Minimum Yard Requirements 

Setback Requirement Proposed 
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Front (East) 0 ft. 8 ft. 6 in. 

Interior Side (North) 0 ft. 1 ft. 8 in. 

 Corner Side (South) 0 ft. 8 in. 

Rear (West) 0 ft. 1 ft. 

Signs – Meets requirements with Conditions of Approval 

• All signs are subject to Chapter 543, On-Premise Signs. The applicant will be required to submit a separate 
sign permit application for any signage that is proposed. 

• The applicant is proposing two wall signs; one facing each street. Both signs would be located 13 feet 3 inches 
in height and 21 square feet in area.  

Signage Summary 

Type Max. Size 
Allocation 

Max. Area 
Per Sign 

Proposed 
Area 

Max. Height Proposed 
Height 

Attached -- 180 sq. ft. 21 sq. ft. No maximum 
height 13 ft. 3in. 

Screening of Mechanical Equipment – Meets requirements 

• Mechanical equipment is subject to the screening requirements of Chapter 535 and district requirements. 
• All mechanical equipment is enclosed within the building or is screened from the public street by the building 

itself. 

Refuse Screening – Meets requirements 

• Refuse and recycling storage containers are subject to the screening requirements in Chapter 535.  
• All refuse and recycling storage containers are located within the building. 

Lighting – Meets requirements 

• Existing and proposed lighting must comply with Chapter 535 and Chapter 541 of the zoning code. 
• The project is consistent with the applicable lighting requirements. 

Fences – Not applicable 

• Fences must comply with the requirements in Chapter 535. There is no proposed fencing. 

Specific Development Standards – Meets requirements 

• The applicant’s proposal meets the specific development standards for a multiple-family dwelling in Chapter 
536. 

Applicable Policies of the Comprehensive Plan 

See Finding #1 under Rezoning and the following policies and implementation steps in Minneapolis 2040: 

Policy 5. Visual Quality of New Development: Ensure a high-quality and distinctive physical environment 
in all parts of the city through building and site design requirements for both large and small projects. 

a. Allow and encourage a variety of architectural styles. 

b. Ensure that exterior building materials are durable, sustainable, create a lasting addition to the built 
environment, and contribute positively to the public realm and reflect existing context. 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.70SCMEEQ
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIGEPR_535.80SCRERESTCO
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTIXGEPEST_535.590LI
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH535REGEAP_ARTVIFE
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH536SPDEST_536.20SPDEST
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH536SPDEST_536.20SPDEST
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d. Require that the appearance and materials of the rear and side walls of new buildings are similar to 
and compatible with the front of the building. 

e. Require adequate distribution of windows and architectural features in order to create visual 
interest. 

f. Consider design approaches that encourage creative solutions for transitions between varying 
intensities of building types and land uses. 

g. Apply design standards, guidance, and regulation consistently across the city regardless of market 
conditions or rent structure of development. 

h. Promote an attractive environment by minimizing visual clutter and confusion caused by a 
proliferation of signage; ensuring that signage is appropriately scaled to the pedestrian experience. 

i. Regulate the height and bulk of buildings as represented on the built form map. 

j. Require the screening of utilities, communication, transformers, and other service connections to 
buildings. Burying connections and lines is encouraged. 

k. Encourage roof lines and upper levels of tall buildings to be articulated with a distinguishable design. 

l. Require the podiums of tall buildings to reflect the human scale, with design elements and active 
uses on the ground level. 

m. Develop design guidance specific to encouraging high quality tall building construction. 

n. Encourage institutional uses and public buildings and facilities to incorporate architectural and site 
design that is reflective of their civic importance and that identifies their role as focal points for the 
community. 

o. Regulate setbacks, orientation, pattern, materials, height, and scale of small-scale residential 
buildings to ensure consistency with built-form guidance and existing context. 

s. Balance visual quality of new development, including articulation of buildings, with energy efficiency 
of new buildings. 

Policy 6. Pedestrian-Oriented Building and Site Design: Regulate land uses, building design, and site 
design of new development consistent with a transportation system that prioritizes walking first, 
followed by bicycling and transit use, and lastly motor vehicle use. 

a. Orient buildings and building entrances to the street. Encourage multiple entrances to multi-family 
residential buildings. The number of entrances in non-residential uses should increase in proportion 
to the length of the building and be located along main corridors or at the street corner. 

b. Encourage multiple storefront bays with direct connections to the sidewalk where active or 
commercial ground floor uses are required. 

c. Require windows and window treatments on buildings that allow clear views into and out of the 
building. 

d. Ensure that buildings incorporate design elements that eliminate long stretches of blank, inactive 
exterior walls through provision of windows, multiple entrance doors, green walls, and architectural 
details. 

e. Integrate components in building designs that offer seasonal protection to pedestrians, such as 
awnings and canopies, to encourage pedestrian activity along the street. 

g. Encourage building placement that where possible enables solar access and allows light and air into 
the site and surrounding properties and supports energy efficient lighting. 
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h. Encourage building placement and massing design that considers the impact of shadowing, 
particularly on public spaces, recognizing that extreme seasons make shaded areas alternately 
desirable at different times of year. 

i. Coordinate site designs and public right-of-way improvements to provide adequate sidewalk space 
for pedestrian movement, curb extensions, street trees, street lighting, landscaping, street furniture, 
sidewalk cafes, and other elements of active pedestrian areas. 

m. Discourage access to and egress from parking ramps off major corridors, instead encouraging access 
at mid-block locations and at right angles to minimize disruptions to pedestrian flow at the street 
level. 

o. Require above-grade parking structures to be designed with active uses along the street walls and 
with sufficient clearance and floor grades on all levels to allow adaptive reuse in the future. 

v. Limit, consolidate, and narrow driveways along pedestrian routes. In addition, discourage driveway 
access on Goods and Services Corridors. 

aa. Encourage openable doors, walls and windows on active first floors that create a connection 
between indoor and outdoor spaces, especially the public realm, during appropriate weather. 

Policy 7. Public Realm: Proactively improve the public realm to support a pedestrian friendly, high-
quality and distinctive built environment. 

a. Develop a framework for public realm improvements citywide that guides landscaping, street 
furnishing, street lighting, trees, heritage streets, and other improvement to the public realm and 
pedestrian environment.  

b. Implement public realm improvements called for in the citywide framework in conjunction with 
transportation investments, such as street reconstructions and new transit lines according to 
objective and equitable criteria.    

c. Require developers to implement public realm improvements called for in the citywide framework 
in conjunction with approvals for building construction and site modification.  

d. Establish processes according to objective and equitable criteria for implementing public realm 
improvements called for in the citywide framework in areas not targeted for any transportation 
investments or new buildings.   

e. Enhance the pedestrian environment through physical interpretation of history, public art, and 
placemaking.  

g. Encourage private investment in and maintenance of public space through City programs. 

h. Encourage the location and design of pedestrian spaces to be climate-sensitive, allowing for shelter, 
window breaks, and sun access or shading depending on seasonal protection needs. 

Alternative Compliance 

The Planning Commission or zoning administrator may approve alternatives to any site plan review requirement 
upon finding that the project meets one of three criteria required for alternative compliance. Alternative 
compliance is requested for the following requirements: 

 

Standard Description Staff Recommendation 

Building 
Location 

The proposed building is located between 
eight inches to one foot from the corner lot 
line abutting Lowry Ave NE. The building is 

The applicant has indicated that 
they are providing a more 
pedestrian public realm along 2nd 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH530SIPLRE_ARTIGEPR_530.80ALCO
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setback eight feet six inches along the front 
lot line abutting 2nd St NE. The applicant is 
providing a three-foot landscaped yard 
along the building.  

St NE by providing new landscaped 
boulevard and wider sidewalks  
that are 12 feet wide. Staff 
recommends granting alternative 
compliance. 

Blank Walls The applicant is proposing two types of 
brick, burnished block, stone, metal panel, 
and two types of thick fiber cement as the 
building’s primary exterior materials. 
The project would include more than three 
exterior materials per elevation, excluding 
windows, doors, and foundation materials. 

There are blank walls above the 
parking garage entrance (2nd floor) 
facing 2nd St NE. Staff is 
recommending that the applicant 
provide another row of transom 
windows above the parking garage 
consistent with the remainder of 
the 2nd St NE elevation.  

Canopy Trees The applicant is required to provide two 
canopy trees on-site but is not proposing 
any trees on the subject property.  

The tree requirement for the site is 
two and the applicant is proposing 
a total of 6 canopy trees, but they 
are all located in the public right-of-
way. Staff recommends granting 
alternative compliance. 

Shrubs The applicant is required to provide seven 
shrubs on-site but is not proposing any 
shrubs on the subject property.  

 

The shrub requirement for the site 
is seven and the applicant is 
proposing 30 shrubs, but they are 
all located in the public right-of-
way. Staff recommends granting 
alternative compliance. 

FOR REZONINGS ONLY 

ZONING PLATE NUMBER. 9 

LEGAL DESCRIPTION.  

125 Lowry Ave NE 

Lots 11, 12, and 13, Block 13, B.S. WRIGHT’S ADDITION TO MINNEAPOLIS, according to the recorded plat thereof, 
Hennepin County, Minnesota. 

2512 2nd St NE  

Lots 8, 9, and 10, Block 13, B.S. WRIGHT’S ADDITION TO MINNEAPOLIS, according to the recorded plat thereof, 
Hennepin County, Minnesota. 

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City Planning 
Commission adopt staff findings for the applications by M Club Properties, LLC, for the properties located at 125 
Lowry Ave NE and 2512 2nd St NE: 

A. Rezoning. 
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Recommended motion: Approve the petition to rezone 125 Lowry Ave NE and 2512 2nd St NE from the 
I2 Medium Industrial District to the C3A Community Activity Center District, retaining the BFC6 Corridor 
6 Built Form Overlay District. 

B. Site Plan Review. 

Recommended motion: Approve the site plan review for a new seven-story, mixed use building with 209 
dwelling units, subject to the following conditions: 

1. All site improvements shall be completed by March 22, 2023, unless extended by the Zoning 
Administrator, or the permit may be revoked for non-compliance. 

2. CPED staff shall review and approve the final site, elevation, landscaping, and lighting plans before 
building permits may be issued. 

3. The applicant shall submit the tax parcel division, combination, or lot line adjustment request form 
to CPED and submit proof of the filing with Hennepin County. 

4. All signs shall comply with Chapter 543 of the zoning code. All signage requires a separate permit 
from CPED. 

5. All final site plan approvals subject to conditions of inclusionary housing shall be filed with the Office 
of the Hennepin County Recorder or Registrar of Titles and evidence of proper filing shall be 
submitted to the zoning administrator prior to the issuance of any building permits. 

6. Except as allowed by the affordable housing premium, all premiums shall be maintained for the life 
of the principal structure. The length of compliance with the affordable housing premium shall be as 
required by the Unified Housing Policy. 

7. The applicant shall provide one row of transom windows above the parking garage door to avoid 
blank, uninterrupted walls, exceeding 25 feet in length.  

ATTACHMENTS 

1. Rezoning ordinance 
2. Oblique aerial photo 
3. Written description and findings submitted by applicant 
4. Survey 
5. Site plan 
6. Plans 
7. Building elevations 
8. Renderings 
9. Shadow study 
10. Photos 
11. Public comments 















bond brick on all four sides of the building. There are also windows around the entire perimeter 

of the podium to keep the north and west facades from becoming too monolithic. 

I hope you find that these descriptions demonstrate that the proposed project meets the criteria for an 

additional story. 

 

Joe Conway, NCARB 

Architect – Doran Companies  
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